PROPERTY TAX APPEAL BOARD S DECI SI ON

APPELLANT: Lyons Townshi p H gh School District No. 204
DOCKET NO.: 01-21556.001-1-3 and 01-21556.002-1-3
PARCEL NO.: See bel ow.

The parties of record before the Property Tax Appeal Board are
Lyons Township Hi gh School District No. 204, the appellant, and
the Cook County Board of Review.

The subject property consists of 10.094 acres, or 439,694 square
feet, inproved with three netal-clad industrial buildings 25+
years old along with a 40+-year-old office building. The
i ndustrial buildings contain a total of 19,678 square feet of
buil ding area and the office building contains 3,300 square feet
of buil ding area.

The appell ant, through counsel, appeared before the Property Tax
Appeal Board arguing that the fair nmarket value of the subject
was not accurately reflected in its assessed val ue. I n support
of that argunent, an appraisal (Exhibit 1) and the supporting
testinony of its author, Anthony J. Uzemack, was presented. M.
Uzemack testified he has been an independent appraiser since
1978; and is a State of Illinois, State of Indiana and State of
M chigan certified real estate appraiser. Uzenack also testified
that he holds the Menber of the Appraisal Institute (M)
designation and is a facilitator and instructor of Uniform
St andards of Professional Appraisal Practice (USPAP) both for the
Apprai sal Institute and the Appraisal Foundation in Wshi ngton

D. C After further testinony regarding Uzemack's credentials,
the witness was offered and accepted as an expert appraisal

witness in the valuation of industrial property.

Appel lant's counsel introduced an aerial photograph (Exhibit 2)
into evidence. M. Uzemack identified the photograph as an
aerial view of the subject property and the surrounding area
whi ch was secured from brokers currently listing the property for
sale. The witness proceeded to explain that the subject property
is located in an industrial area with excellent access to major
i nterstate highways and key secondary roads. He al so indicated

(Continued on Next Page)

Based on the facts and exhibits presented, the Property Tax
Appeal Board hereby finds an _increase in the assessnent of the
property as established by the Cook County Board of Review is
warranted. The correct assessed valuation of the property is:

DOCKET NO. PARCEL NO LAND | MPR.  TOTAL
01-21556. 001-1-3 18- 19- 301- 005- 0000  $507,802 $ -0- $507, 802
01-21556. 002-1-3 18- 19- 301- 004- 0000  $284,198 $ -0- $284, 198

Subject only to the State nultiplier as applicable.
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that the subject has exceptional visibility from at |east three
of these roadways.

Uzemack testified when preparing the appraisal, he nade an on-

site inspection of the facility. He also researched the
subject's history, zoning and nmade other inquiries regarding
details concerning the subject site and its inprovenents. The

witness testified he perfornmed additional research into the
surrounding area's potential, uses, rentals, sales and simlar
properties. Fromthe accunul ated data, the witness testified, he
concluded that the subject's highest and best use is as vacant
| and for redevel opnent into industrial uses simlar to adjacent
properties. The hearing officer questioned the w tness about the
specul ative nature of his conclusion of highest and best use for
the subject. Uzemack indicated that tinme has borne out his
concl usion of highest and best use as the property is and has
been marketed for redevel opnent. He also testified offers have
been made and one is to be consunmated at the end of 2007.
Uzemack also noted this sale is at a substantially higher price
than his estimted 2001 val ue.

The appraiser testified he considered all three approaches to
val ue; the cost approach, the inconme approach, and the sales
conpari son approach. As the structures are of a nore tenporary
nature and do not economically enhance the subject |and, the cost
approach was not utilized. During research for the incone
approach, the wtness was unable to find |ease information
applicable to the subject; consequently he did not enploy the
i ncone approach to value. As a result, the sales conparison
approach was the preferred approach.

Si x vacant |land sales in the subject's general area were exam ned
by the appraiser. The sale properties range in size from 1.3
acres to 6.9 acres with zoning somewhat simlar to the subject.
The sales occurred from Cctober 1999 to April 2002 for prices
ranging from $311,500 to $1,580,000, or from $5.25 to $7.96 per

square foot of |and area. Uzemack then adjusted the sales for
time of sale, si ze, zoni ng, and other itens pertaining
specifically to the conparables. From the resultant data, the

W tness testified that the estimted adjusted unit value for the
subj ect is $5.00 per square foot of |and area, or $2,200,000, as
of January 1, 2001. Based on the foregoing evidence and
testinony, the appellant requested an increase of the subject's
current assessnent.

The board of review presented "Board of Review Notes on Appeal"

wherein the subject's final assessnent of $324,998 was di scl osed.

The final assessnent reflects a market value of $902,772, when

the Cook County Real Property Assessnent C assification O dinance

| evel of assessnents of 36% for Class 5b properties is applied.

In addition, the board of review proffered Conps sale sunmary
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sheets for five sales of industrial building sites (vacant | and)
| ocated in the subject's general area. The properties range in
size fromb5.28 acres to 18 acres and were sold from April 1997 to
January 2000. The properties sold for unadjusted sal es prices of
from$2.92 to $3.50 per square foot of |and area.

After hearing the testinony and considering the evidence, the
Property Tax Appeal Board finds it has jurisdiction over the
parties and the subject matter of this appeal. The issue before
the Property Tax Appeal Board is the subject's fair market val ue.
Next, when overvaluation is clainmed the appellant has the burden
of proving the value of the property by a preponderance of the

evi dence. National City Bank of Mchigan/lllinois v. Illinois
Property Tax Appeal Board, 331 IIl.App.3d 1038 (3" Dist. 2002);
W nnebago County Board of Review v. Property Tax Appeal Board
313 II1.App.3d 179, 728 N.E. 2d 1256 (2" Dist. 2000). Havi ng

heard the testinmony and consi dered the evidence; the Property Tax
Appeal Board concludes that the appellant has satisfied this
bur den.

The Property Tax Appeal Board finds that in this appeal, the
appel lant presented a conpetent, experienced and articulate
apprai ser in support of its position. The appraiser denonstrated
he was very famliar wth the subject's market area and
associ ated values. The appellant's witness testified thoroughly
regarding his credentials, appraisal nethodologies, and the
validity of the data contained in the report. The Board finds
that the conparable sales presented were reasonably adjusted.
Therefore, the Board finds that M. Uzemack's estimated val ue of
$2, 200, 000, as of January 1, 2001, is a logical conclusion. The
Board also finds that the board of review s docunentation, while
not supported by credible testinony, tends to support Uzemack's
concl usi on of val ue.

Therefore, based on the evidence and testinony, the Property Tax
Appeal Board finds that the subject had a market value of
$2, 200, 000, as of January 1, 2001. The Property Tax Appeal Board
further finds that the Cook County Real Property Assessnent
Cl assification Odinance | evel of assessnents of 36%for Cass 5b
properties shall apply and an increase of the subject's |and
assessnent i s warranted.

As a final point, consistent with the appraiser's conclusion of
hi ghest and best use and that the current inprovenents have no
intrinsic value; the Property Tax Appeal Board finds that the
fair market value found herein is applicable to the |land only.
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This is a final admnistrative decision of the Property Tax Appeal
Board which is subject to reviewin the CGrcuit Court or Appellate
Court under the provisions of the Adm nistrative Review Law (735

I LCS 5/3-101 et seq.) and section 16-195 of the Property Tax Code.
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DI SSENTI NG

CERTI FI CATI1 ON

As Clerk of the Illinois Property Tax Appeal Board and the keeper of
the Records thereof, | do hereby certify that the foregoing is a
true, full and conmplete Final Admnistrative Decision of the

[I'linois Property Tax Appeal Board issued this date in the above
entitled appeal, now of record in this said office.

Date: February 29, 2008

@;ﬁmﬂa@

Clerk of the Property Tax Appeal Board

| MPORTANT NOTI CE
Section 16-185 of the Property Tax Code provides in part:

"If the Property Tax Appeal Board renders a decision |owering the
assessnent of a particular parcel after the deadline for filing
conplaints with the Board of Review or after adjournnment of the
session of the Board of Review at which assessnents for the
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subsequent year are being considered, the taxpayer may, within 30
days after the date of witten notice of the Property Tax Appeal
Board’' s deci sion, appeal the assessment for the subsequent year
directly to the Property Tax Appeal Board."

In order to conply with the above provision, YOU MIST FILE A
PETI TION AND EVI DENCE WTH THE PROPERTY TAX APPEAL BOARD W THI N
30 DAYS OF THE DATE OF THE ENCLOSED DECI SION | N ORDER TO APPEAL
THE ASSESSMENT OF THE PROPERTY FOR THE SUBSEQUENT YEAR

Based upon the issuance of a |owered assessnent by the Property
Tax Appeal Board, the refund of paid property taxes is the
responsibility of your County Treasurer. Please contact that
office with any questions you may have regarding the refund of
pai d property taxes.
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